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I
’ INTRODUCTION

The Analysis of Impediments to Fair Housing Choice (Al) is required by the U.S. Department of Housing
and Urban Development (HUD) communities receiving federal housing and community development
funds such as Community Development Block Grant (CDBG), HOME, and Emergency Shelter Grant
(ESG) funding. The overall goal of the Al is to review and assess impediments to fair housing within the
City of Troy, New York. According to HUD, impediments to fair housing choice are:

e Any actions, omissions, or decisions taken because of race, color, religion, sex, disability,
familial status, or national origin that restrict housing choice or the availability of housing
choices.

e Any actions, omissions, or decisions that have the effect of restricting housing choices or the
availability of housing choices on the basis of race, color, religion, sex, disability, familial
status, or national origin.

The City of Troy’s Al was prepared in conjunction with required outreach, consultation, and
coordination among various government agencies, private /nonprofit groups, public service agencies,
City staff, and individuals. A list of participants in the Al is shown in the following Introduction section.

According to the City’s 2010 Analysis of Impediments to Fair Housing, the primary federal resources
for the City were the Community Development Block Grant (CDBG), the HOME Investment Partnership
(HOME), and Emergency Shelter Grant (ESG) programs through the U.S. Department of Housing and
Urban Development (HUD). RKG requested the City’s federal funding allocation information between
2016 and 2020 from the City of Troy during July, August, and September of 2021 and received them
for review in December 2021.

The total subsidies that the Troy Housing Authority received from sources such as HUD and other
government grants between January 1, 2020, and December 31, 2020, were around $16 million,
which includes $11 million for the Section 8 program and $5 million for project-based housing
programs.

The Al consists of seven chapters, including:

Introduction

Purpose and Need for the Study
Demographic and Housing Condition Analysis
Records of Housing Discrimination

Review of Public Sector Policies

Review of Private Sector Practices, and
Impediments to Fair Housing Choice

NoOhwb -

Though several of the impediments identified in this report are beyond the direct control of the City of
Troy, the City bears responsibility for identifying these issues and developing strategies to ensure that
its housing market is as open and inclusive as possible. The impediments to fair housing choice
identified in this report include the following, explained in detail in Section 7.
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Impediments to Fair Housing Choice:

Demand Exceeds Supply for Section 8 Vouchers,

There is a Limited Capacity to Increase Supply of Affordable Housing in the City,

There are Concentrations of Minority Populations in Lower-Income Areas with Limited Access to
Resources and Opportunities,

There is Limited Access to Resources and Opportunities in Publicly Supported Housing
Neighborhoods,

There are Housing Condition Problems in Some Neighborhoods,

Lending Policies and Practices,

There is a Shortage of Affordable Homeownership Housing,

There is a Shortage of Affordable Rental Housing,

There is a Limited Supply of Supportive Housing and Services for Persons with Disabilities and
People with Mental Health/Substance Abuse Issues, and

A Need for Increased Fair Housing Education and Encourage Real Estate Sales and Property
Management Companies to Include Fair Housing Language in Real Estate Listings.

RKG
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I
2 PURPOSE AND NEED FOR THE STUDY

Title VIIl of the Civil Rights Act of 1968 (and its subsequent amendment in 1988) mandates that it is
unlawful to discriminate in the sale, rental, or financing of housing or, in the provision of brokerage
services or facilities in connection with the sale or rental of housing, based on:

Race,

Color,

Religion,

National origin,

Sex,

Families with children, and

Persons with disabilities.

The U.S. Department of Housing and Urban Development (HUD) encourages that all recipients of federal
funds under the Community Development Block Grant Program (CDBG), HOME Investment Partnership
(HOME), Emergency Shelter Grant (ESG), and Housing Opportunities for Persons with AIDS (HOPWA)
programs take actions to affirmatively further fair housing. This includes conducting an analysis to
identify impediments to fair housing choice within the jurisdiction. The City of Troy receives CDBG, HOME,
and ESG funds annually and is encouraged to update its Analysis of Impediments to Fair Housing Choice
(Al).

On June 10, 2021, HUD issued an interim final rule (IFR) entitled Restoring Affirmatively Furthering Fair
Housing Definitions and Certifications. This rule went into effect on July 31, 2021, whereby it shall: (1)
restore certain definitions and certifications pertaining to the Fair Housing Act's requirement to
affirmatively further fair housing (AFFH), (2) create a voluntary fair housing planning process where
HUD provides technical assistance to grantees seeking such support, (3) not require any specific fair
housing planning or submission to support AFFH certifications, (4) allow program participants to
voluntarily engage in fair housing planning by conducting or updating an Assessment of Fair Housing
(AFH) or an Analysis of Impediments to Fair Housing Choice (Al), continuing to implement an AFH or Al,
or engaging in some other form of fair housing planning, (5) support AFFH voluntary efforts through
resources such as the AFH assessment tools and HUD's Data and Mapping Tool (AFFH-T) which can be
found at www.hud.gov/affh. HUD's AFFH page also provides fact sheets, an AFFH Guidebook, and Fair
Housing Planning Guides' Volume 1 and Volume 2 and (6) while not required, fair housing plans may
be voluntarily submitted for FHEO feedback and technical assistance.

The purpose of this study is to conduct an independent Analysis of Impediments (Al) in accordance with
HUD regulations under 24 CFR 570.904(c)(1). The City is committed to furthering fair housing choices
within the Troy, NY city limits.

A. PREPARATION OF THE ANALYSIS OF IMPEDIMENTS TO FAIR HOUSING CHOICE

The City of Troy principally administers its housing and community development programs through the
Housing and Community Development Department. The Department administers the U.S. Department of
HUD’s entitlement program for the City of Troy, which includes the following: the Community Development
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Block Grant (CDBG), the Emergency Solutions Grant program (ESG), and the Home Investment
Partnerships Program (HOME). It is also the lead agency for producing the Analysis of Impediments to
Fair Housing Choice. The Al was prepared by RKG Associates, Inc. of Alexandria, Virginia, a planning,
economic, and real estate advisory firm working on behalf of the City of Troy.

B. PARTICIPANTS IN THE ANALYSIS OF IMPEDIMENTS

The City of Troy’s Analysis of Impediments to Fair Housing Choice included input from city officials and
key persons involved in the housing and community development department and affiliated service
providers and nonprofit organizations. In conducting the Al, the consultant collaborated with individuals
and organizations that represent the interests of protected groups. Participants included:

City of Troy Housing and Community Development Department,
CARES of NY, Inc.,
Habitat for Humanity Capital District,

Independent Living Center of the Hudson Valley,
Joseph’s House and Shelter, Inc.,

Roarke Center,

Salvation Army,

Troy Area United Ministries (TAUM),

Troy Rehabilitation and Improvement Program, Inc.,
YWCA of Greater Capital Region,

Troy Housing Authority,

New York State Division of Human Rights, and
U.S. Department of HUD Buffalo New York Field Office.

C. METHODOLOGY

This analysis includes a combination of quantitative and qualitative research. RKG Associates obtained
data from The Affirmatively Furthering Fair Housing Data and Mapping Tool (AFFH-T) developed by
the Department of Housing and Urban Development (HUD), 2019 American Community Survey 5-Year
Estimates (provided by the U.S. Census Bureau), the 2010 Census, ESRI, a private supplier of geographic
information system software and data, the Home Mortgage Disclosure Act (HMDA), and relevant reports
published by various local agencies. The qualitative component includes interviews with agency staff
and others involved in the provision of fair housing and/or related services in the Troy area.
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I
4 RECORD OF HOUSING DISCRIMINATION

A. INTRODUCTION

This section examined the records of housing discrimination complaints that originated in the City of
Troy to analyze the types of existing fair housing issues. The Federal Fair Housing Act (FHA) of 1968,
as amended in 1974 and 1988, prohibits housing discrimination based on race, color, religion,
national origin, sex, disability, and familial status. Alleged violations of the FHA may be filed with:

e HUD Regional Office of Fair Housing and Equal Opportunity (FHEO)
e New York State Division of Human Rights, and

o New York State Division of Housing and Community Renewal, Fair and Equitable Housing
Office

Fair housing complaints within Troy are under the administration of the U.S. Department of HUD,
Buffalo Field Office in Buffalo, New York. Therefore, RKG reached out to HUD’s Buffalo office to
obtain the records of complaints filed with HUD.

B. U.S. DEPARTMENT OF HOUSING AND URBAN DEVELOPMENT (HUD)

The Office of Fair Housing and Equal Opportunity (FHEO) at HUD receives formal complaints
regarding alleged violations of the FHA filed by individuals or organizations on behalf of the
individuals. Fair housing complaints originating in Troy were obtained and analyzed for the period
starting from January 1, 2016, through December 31, 2020. A total of eight complaints from Troy
were filed with HUD’s Buffalo Office (Table 4-1). Six of the complaints were related to Race/Color

Table 4-1
HUD Buffalo Field Office

Fair Housing Complaints, 2016-2020
City of Troy, NY

Category 2016 2017 2018 2019 2020 Total Total Percent
Total Number of Cases 1 4 1 0 2 8 100.0%
Race or Color 1 2 1 0 2 6 33.3%
National Origin 0 0 0 0 0 0 0.0%
Religion 0 0 0 0 0 0 0.0%
Sex (Harassment/Gender) 0 2 0 0 1 3 16.7%
Familial Status 1 0 0 0 1 2 11.1%
Disability 0 3 1 0 0 4 22.2%
Age and/or Other Issue 0 0 0 0 0 0 0.0%
Marital Status 0 0 0 0 0 0 0.0%
Income Source (Section 8, etc.) 0 0 0 0 0 0 0.0%
LGBT Issue 0 0 0 0 0 0 0.0%
Criminal/Arrest Issue 0 (o] 0 0 0 (o] 0.0%
Renters' Rights & Other 0 0 0 0 0 0 0.0%
Opposed Discrimination/Retaliation 0 2 1 0 0 3 16.7%

Source: HUD Buffalo Field Office, 2021

ASSOCIATES INC Pctge 4-1



Analysis of Impediments to Fair Housing Choice
Troy, New York April 2022

issues, four of the HUD-filed complaints were related to Disability issues, three were related to Sex
(Harassment/Gender /LGBT) issues, three were related to retaliation, and two were related to Familial
Status issues. Note that a complaint can be related to more than one issue, for example, a complaint
can be related to both disability and sex/color issues.

C. NEW YORK STATE DIVISION OF HUMAN RIGHTS

In 1945, New York State became the first state in the nation to enact legislation prohibiting
discrimination in employment based on race, color, creed, and national origin. Under the Human Rights
Law in New York, every citizen has an “equal opportunity to enjoy a full and productive life.” This law
protects people from discrimination in areas such as employment, education, credit, and purchasing or
renting a home or commercial space based on:

Race

Creed

Color

National origin
Sexual orientation
Military status
Sex

Age

Marital status

Domestic violence victim status
Disability

Pregnancy-related condition

Predisposing genetic characteristics
Prior arrest or conviction record

Gender Identity or Expression

Familial status

Lawful source of income (in housing only)
e Retaliation for opposing unlawful discriminatory practices

People who feel they have been discriminated against can file a complaint with the Division of Human
Rights. Once a complaint is filed, the Division of Human Rights will investigate and may present the
case in a public hearing.

The consultants contacted the Division’s Freedom of Information Law (FOIL) department on September
8, 2021, through the Open FOIL NY online request system to request housing discrimination complaints
filed in Troy between 2016 and 2020. The FOIL department acknowledged the receipt of such a
request on September 28, 2021, and provided the requested data on November 19, 2021. In total,
there were 10 cases filed in Troy between 2016 and 2020, with four filed in 2017, three filed in
2016, two in 2020, and one in 2019. Similar to HUD’s records, data from the New York State Division
of Human Rights indicates that proportionally more complaints filed in Troy between 2016 and 2020
were based on Race/Color issues, with nine such complaints falling under this category. This is followed
by Sex and Retaliation issues, with four cases filed respectively. Three cases were based on Disability
issues. There were also two cases based on Familiar Status issues, two based on Age issues, and two
cases based on LGBT/Gender Identity /Expression issues. One case was based on Marital Status issues.
Again, note that a complaint can be related to more than one issue. Table 4-2 summarizes the
complaints by their bases and category obtained from the New York State Division of Human Rights.
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Table 4-2

New York State Division of Human Rights
Fair Housing Complaints, 2016-2020
City of Troy, NY

Category 2016 2017 2018 2019 2020 Total otal Percent
Total Number of Cases 3 4 0 1 2 10 100.0%
Race or Color 2 5 0 0 2 9 33.3%
National Origin 0 0 0 0 0 0 0.0%
Religion 0 0 0 0 0 0 0.0%
Sex (Harassment/Gender) 0 2 0 1 1 4 14.8%
Familial Status 1 0 0 0 1 2 7.4%
Disability 1 2 0 0 0 3 11.1%
Age and/or Other Issue 0 2 0 0 0 2 7.4%
Marital Status 0 1 (0] 0 0 1 3.7%
Income Source (Section 8, etc.) 0 0 0 0 0 0 0.0%
LGBT/Gender Identity /Expression 0 0 0 1 1 2 7.4%
Criminal /Arrest Issue (o] 0 0 (o] 0 0 0.0%
Renters' Rights & Other 0 0 0] 0 0 0 0.0%
Opposed Discrimination/Retaliation 0 3 0 1 0 4 14.8%

Source: New York State Division of Human Rights, 2021

D. NEW YORK STATE DIVISION OF HOUSING AND COMMUNITY RENEWAL FAIR
AND EQUITABLE HOUSING OFFICE

The New York State Division of Housing and Community Renewal (HCR) established a new Fair and
Equitable Housing Office (FEHO) in January 2015. The mission of the FEHO is to ensure New Yorkers
have an equal opportunity to live in housing they desire and can afford regardless of race, color,
familial status, religion, sex, disabilities, national origin, marital status, age, and sexual orientation.
Specifically, this includes:

o The office is committed to removing barriers to fair housing at the state level and to
affirmatively further fair housing.

e FEHO looks at how HCR’s public investments affect the larger housing market and works to
engage our partners to ensure affordable housing is available in all areas of the State.

e FEHO provides education and outreach.

e FEHO oversees Section 3 compliance of grantees/subgrantees to ensure that economic
opportunities generated by U.S. Department of Housing and Urban Development (HUD)
financial assistance are, to the greatest extent feasible, directed to low- and very low-income
persons.

RKG also reached out to the FEHO to request the housing discrimination complaint data of Troy on
September 2nd, 2021. However, the office has not responded to RKG’s request as of the time this
report was written.

E. SUMMARY

Table 4-3 combines the data obtained from the New York State Division of Human Rights and HUD
Buffalo Field Office. It shows that proportionally more cases filed in Troy between 2016 and 2020
were based on Race/Color issues, with 15 complaints falling under this category. This is followed by
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Sex, Disability, and Retaliation issues, with seven cases filed for these reasons, respectively. Four cases
were based on Familiar Status issues, two were based on Age, and two were based on LGBT/Gender
Identity /Expression issues. One case was based on Marital Status issues.

In total, there were 18 cases filed in Troy during these five years to the New York State Division of
Human Rights and HUD Buffalo Field Office combined. Among them, eight cases were filed in 2017,
four were filed in 2016, and four were filed in 2020. 2018 and 2019 each got one case filed. This
shows that housing discrimination complaints generated in Troy peaked in 2017 before falling in 2018
and 2019. However, there was an uptick in discrimination complaints in 2020 as well.

Table 4-3

New York State Division of Human Rights & HUD Buffalo Field Office
Fair Housing Complaints, 2016-2020

City of Troy, NY

Category 2016 2017 2018 2019 2020 Total otal Percent
Total Number of Cases 4 8 1 4 18 100.0%
Race or Color 3 7 1 0] 4 15 33.3%
National Origin 0 0 0 0 0 0 0.0%
Religion 0 0 0 0 0 0 0.0%
Sex (Harassment/Gender) 0 4 0 1 2 7 15.6%
Familial Status 2 0 0 0 2 4 8.9%
Disability 1 5 1 0 0 7 15.6%
Age and/or Other Issue 0 2 0 0 0 2 4.4%
Marital Status 0 1 0 0 0 1 2.2%
Income Source (Section 8, etc.) 0 (0] 0 0 0 0 0.0%
LGBT/Gender Identity /Expression 0 0 0 1 1 2 4.4%
Criminal/Arrest Issue 0 0 0 0 0 0 0.0%
Renters' Rights & Other 0 0 0 0 0 0 0.0%
Opposed Discrimination/Retaliation 0 5 1 1 0 7 15.6%

Source: New York State Division of Human Rights and HUD Buffalo Field Office, 2021
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RKG also adopted a ranking
method to show which
neighborhoods in the City have
higher rent rates considering all
bedroom types. All census tracts
with available median gross rent
data were ranked and received
scores from one to 14 based on
their median gross rents from low
to high under each bedroom type.
If the median gross rent for a
certain  bedroom type is not
available in a census tract, then it
received a score of zero. The total
score of all bedroom types was
then summed for each census tract,
which was ranked again based on
its total score.

The results were mapped by census
tract, with darker shades indicating
higher total scores, and therefore,
higher median gross rent levels
considering all bedroom types.
Census Tracts 411 and 414 which
are on the east and southeast sides
of the City most likely have the
least affordable rental market
according to the ACS 2019 5-Year
Estimates (Map  6-11).  This
generally aligns with the
neighborhoods which have seen
higher median home values and
median household incomes in 2019.

Manb 6-11
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I
7 IMPEDIMENTS TO FAIR HOUSING CHOICE

This section summarizes the impediments to fair housing choice within the City of Troy, NY presented in
this analysis and proposes recommendations to the City to address such impediments.

A. HOUSING AND SOCIAL SERVICE ORGANIZATION INTERVIEWS

The consultant spoke with 14 housing- and service-related organizations and organizations that deal
with housing topics in the Rensselaer County service area in September, October, and December 2021.
The purpose of the interviews was to understand the current capacity of these organizations versus the
existing housing demand and to identify impediments to fair housing. All these organizations serve
areas that include the City of Troy. Topics discussed include affordable housing development, housing-
related services, and fair housing issues. The 14 interviewed organizations include:

CARES of NY, Inc.,

Habitat for Humanity Capital District,
Independent Living Center of the Hudson Valley,
Joseph’s House and Shelter, Inc.,

Roarke Center,

Salvation Army,

Troy Area United Ministries (TAUM),

Troy Rehabilitation and Improvement Program, Inc.,
YWCA of Greater Capital Region,

Affordable Housing Partnership (AHP),

Troy Housing Authority,

Troy Industrial Development Authority (IDA),

New York State Division of Human Rights, and
U.S. Department of HUD Buffalo New York Field Office.

1. Affordable Housing Development

e Housing needs from families and individuals are equally high.

o There has been a surge of market-rate housing developments in the past few years, but not
enough to meet current needs nor there has been as many affordable housing developments,
and the demand for publicly assisted housing units such as Section 8 vouchers is still very high
with a long wait time.

e The major reason behind housing issues is the low incomes among residents coupled with the
lack of affordable housing units and the COVID-19 pandemic which has led to increasing
unemployment.

e Should increase the incomes of people, especially in underprivileged communities due to a
lack of economic opportunities to solve the housing issues.

Page 7-1
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Another major issue is the age of housing stock and poor conditions of housing units. Families
with children are especially reluctant to move into housing units with poor conditions as many
landlords do not want to maintain properties, so a lot of tenants turn to publicly assisted
housing projects as they have on-site maintenance.

There is a demand for ADA-compliant housing units, especially in publicly assisted housing
projects but there has not been enough supply.

One challenge is that housing voucher holders have problems finding housing units that meet
the physical housing standards. A lot of apartments charge rents well beyond subsidy
coverage (tenants pay 30% of their income, and subsidy covers up to 110%), so voucher
holders often are limited to substandard housing units that are cheaper, which do not meet
HUD’s housing physical standards and cannot be rented using a housing voucher. Additionally,
housing vouchers will expire after 120 days if voucher holders cannot find qualifying housing
units within that time.

The biggest challenge that a publicly assisted housing provider faces is the owned rents which
are over half a million at the moment.

The state’s emergency rental assistance program is not well utilized, especially among publicly
assisted housing tenants who are late in rent payments. There have only been two approved
rental assistance applications that help pay the late rent payments to a public assisted housing
provider.

One interviewee from an affordable ownership housing provider noted that the demographics
of their clients have changed in the past 10 years. 80% of their clients were Black ten years
ago, while in the last five years there has been an influx of refugees, such as the Burmese
population, so now 40% of their clients are Black and 40% are Asian, followed by the
Hispanic population. They also have seen over 50% of households headed by single female
householders. Almost all the clients seeking home buyer assistance from this organization are
people of color, and they are usually employed in low-wage jobs.

Low-wage jobs, wages that have not caught up with the inflation, low generational wealth,
and small savings accounts have all contributed to impediments to homeownership.

The huge gap between the appraisal value of homes in traditionally redlined neighborhoods
and the actual construction costs of homes is a major challenge. For example, the new
construction cost is at least $250,000 per home for this affordable ownership housing
provider, and recent renovations usually cost $350,000 to $400,000. However, these homes
can only sell at $135,000 based on the appraisal value.

Another challenge is that a lot of vacant buildings and lands are privately owned in Troy, with
the land bank and the City not owning too many properties compared to Albany, where most
vacant properties are owned by the city and land banks. A lot of homes are neglected for
decades so the renovation and remediation costs are very high to convert these vacant
properties into affordable housing. Additionally, finding and acquiring properties in Troy is
much more challenging for this organization than in other places. Having more properties to
purchase would make a huge difference in their affordable housing development capacity.

A local housing trust fund for affordable housing development would be very helpful using
local money instead of federal funding which is hard to predict or have limitations.
Recommendations for creating more affordable housing: there are a lot of abandoned
properties across the city (not concentrated in certain areas), so the City should convert them
into affordable housing; absent landlords cause displacement issues as properties do not meet
standards, so the City should regulate that as well.

There has been an increasing demand from people with disabilities to move out of nursing
homes especially since the pandemic due to fear of contracting the viruses, so the demand for
accessible housing units has been on the rise.

ASSOCIATES INC
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2. Housing-Related Services

There has been a lot of misinformation and misunderstanding about rent requirements when
people lose their jobs during the COVID-19 pandemic. If tenants of publicly assisted housing
projects report their new incomes or a lack of income under unemployment, they can have their
rent adjusted to s very low level because rents are based on 30% of incomes. However,
instead, people just assume if they lose their jobs, they do not have to pay rent, so as the late
payments accumulate it would trigger evictions which could have been avoidable if tenants
have accurate and timely information. So, there should be more tenant education and legal
counseling services provided in the City early on. Additionally, a more robust system to
prevent people from making ill-informed decisions (such as requiring proof of financial
hardship to delay rent payments during the pandemic) would help reduce preventable
evictions and homelessness.

There has been an increasing demand for emergency assistance for higher storage costs (as
people transition between homes), utility bills, and internet bills.

One housing-related service provider noted that there have been more funding sources and
opportunities, but also increased demand for housing services, so the funding is still tight.

One interviewee mentioned that there is limited funding available for staff/administration and
operations, but that is the real cost. Most funding sources and donors just want the money to
directly fund the person in need, so there is not enough funding for staff or operations.
Poverty, coupled with the economic impact of the COVID-19 pandemic are the major reasons
behind increasing demands for housing services. On another hand, the rent in the area is so
high, that housing may never be affordable to some people, and some people may never be
able to get out of poverty, so creating more affordable housing is the key.

One interviewee noted that people who need housing-related services are usually single
parents with children, usually in households headed by females.

The number of unsheltered people doubled during the COVID-19 pandemic—there were 182
unsheltered persons identified last year. This is seen for the first time nationally that there are
more unsheltered persons than sheltered persons experiencing homelessness.

Some recommendations for reducing homelessness include developing more affordable
housing, expanding the housing voucher program, enforcing/ensuring anti-discrimination based
on incomes, and expanding permanent housing, especially for people with mental health and
substance abuse issues, and formerly incarcerated people.

One interviewee noted that the demand for housing-related services declined during the
COVID-19 pandemic, especially in 2020, and has been increasing after the quarantine
ended. Homelessness has also been rising since the COVID-19 pandemic.

One interviewee noted that food insecurity and the need for furniture assistance have been on
the rise. 1/3 to 40% of the demand comes from the Black population, which is much higher
than this group’s share of the total population.

The increasing demand for housing-related services is tied to the lack of affordable housing
units, low wages, a lack of affordable childcare, and being overall cost burdened.

South Troy does not have many service providers and there is a demand for them in this
neighborhood.

One interviewee mentioned that finding home care workers willing to work at low rates is a
major challenge. The home care service is administered by Managed Care (Medicaid)
providers, which have contracts with the state, which sets flat rates for home care workers
mostly at minimal wages. Therefore, raising home care workers’ wages by for example 1.5
times the minimum wage is important to meet the service needs of the vulnerable population.

ASSOCIATES INC
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There should be more accessibility advocacy in Troy, such as focusing on promoting the
accessibility of the city’s sidewalks, and snow removals in residential areas.

Another housing-related challenge is the accessibility to medical care, mental health service,
and substance abuse treatment especially when a lot of services have become virtual since the
pandemic. Such needs are especially dire among the underprivileged population who do not
have technical resources such as the internet and cell phones with cameras to access virtual
services. The City should have a program providing internet access to underprivileged people
to access virtual health services.

There has also been a lack of DSS budget for reliable access to public transportation, such as
transportation cost subsidies to the people in need, so the City should have a program for this.
One organization that provides energy efficiency and weatherization services pointed out that
NYSAHC-funded program qualification is determined by household income and that
applicants’ assets cannot exceed $15,000, which can be an impediment to accessing this
program. For example, many low-income senior households have IRA’s or 401Ks to supplement
their Social Security and their total assets often exceed the threshold. In addition, not all the
energy efficiency improvement and weatherization projects can be completed for various
reasons. Issues such as leaking roofs, mold, asbestos, and clutter often prevent energy projects
from moving forward. There is a great need for energy efficiency improvements and the
demand keeps growing. Having access to enough funds that are flexible and can be used to
provide gap funding on energy-saving projects would go a long way in providing access to
healthy and safe housing.

Fair Housing Issues

One interviewee from an emergency shelter providing organization mentioned that 2/3 of the
people in shelters are single adults, and among them, 2/3 are male. Additionally, though the
African American population only accounts for 17.5% of the total population according to
American Community Survey (ACS) 2019 5-Year Estimates, around 40% of the people living
in that emergency shelter are African Americans, which is over twice the ACS percentage.
Additionally, 57% of the single individuals staying in the emergency shelter have mental
health conditions, 49% have substance abuse issues, and 38% have chronic health conditions.
Increasing evictions linked to late payments have put a huge strain on the landlord-tenant
relationship. Though landlords can apply for state rental assistance, few do so because of the
complicated application process coupled with the misinformation about landlords not being
able to evict tenants for up to a year if they accept rental assistance (which is not accurate).
The biggest fair housing issue before the pandemic is the improper eviction process, as well as
the reluctance of landlords to accept Section 8 vouchers and other tenant-based housing
subsidies.

Many of the people experiencing homelessness, quick turnovers of housing, and unstable
housing situations are the vulnerable groups.

The current challenge is that people are stuck in affordable housing and cannot move into
homeownership.

DEMAND EXCEEDS SUPPLY FOR THE SECTION 8 VOUCHER PROGRAM

The City of Troy identifies the availability of funds as the primary obstacle in meeting the underserved
needs of low- and moderate-income populations. The Troy Housing Authority (THA) administers the
Section 8 voucher program in Troy. The Troy Housing Authority opened the application for one week in
May 2021 after closing it for four to five years absorbing the previous waitlist and has received
around 600 applicants on the new waitlist, mostly for the Section 8 program. According to the data
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provided by the Troy Housing Authority in July 2021, the average wait time for the Section 8 vouchers
is around 148 days. This indicates a continuing demand for the Section 8 program and units.

Though a THA staff noted that the funding has been steady in recent years with small increases, the
increase has mostly been operation fund adjustments instead of for new Section 8 vouchers. THA staff
also noted that Troy Housing Authority does not have a housing development office, and their current
goal is to maintain the existing portfolio instead of expanding due to the limitation in funding. The City
should continue utilizing the housing delivery system that the City has had in place for many years,
including resources such as homeownership and housing rehabilitation opportunities for low- to
moderate-income families, as well as leveraging private dollars and various funding sources. The City
should also consider creating an Affordable Housing Trust Fund using local funding sources such as
revolving loans and developers’ payments in lieu as federal funding sources are not as predictable.

C. LIMITED CAPACITY TO INCREASE THE SUPPLY OF AFFORDABLE HOUSING

The City faces the challenge of limited organizational capacity to increase the supply of affordable
housing. The City does not have a dedicated affordable housing development agency, and the Troy
Housing Authority currently does not have the funding available to develop new affordable housing
projects despite some redevelopment efforts.

In a city the size of Troy (49,458 pop.), this lack of organizational depth in affordable housing
development still imposes an impediment to the fair housing opportunities in Troy. The City should
consider developing a mechanism to expand parinerships with the Troy Housing Authority, as well as
neighborhood-based and regional nonprofit developers (such as Habitat for Humanity) or religious-
affiliated organizations to address these issues and to provide support for these organizations. As
previously mentioned, the City can also explore the opportunity of establishing an Affordable Housing
Trust Fund and an entity to administer and manage the trust fund for affordable housing development
in Troy.

It is worth noting that throughout the consultant’s conversations with the housing-related organizations in
the region, a common theme has been the lack of affordable housing units that are safe, clean, and
habitable in Troy. This does not necessarily mean a shortage of housing units, as it is pointed out by the
City that Troy has been disproportionately serving the region with low-cost housing units. Rather, many
housing units in Troy are usually with lower costs and are of poor or substandard physical conditions,
and though they might be “affordable”, are not deemed as affordable housing units available or
suitable for living in. This is where the real shortage exists, and it is emphasized by the interviewed
housing advocacy and service organizations. As mentioned in the Private Sector Practices Chapter,
according to the American Community Survey (ACS), Troy has proportionally more housing units built
before 1940 and more housing units that are of lower value or rent levels compared to the
metropolitan area. These facts speak to the need for addressing the housing quality issues to increase
the number of safe and habitable housing units in Troy while also preserving their affordability. For
example, the City can lock the home value and rent levels of the housing units that utilize City funding
for renovation and rehabilitation for several years especially when these units are to be sold to or
serve low- and moderate-income households.

D. CONCENTRATION OF MINORITY POPULATIONS IN LOWER-INCOME AREAS WITH
LIMITED ACCESS TO RESOURCES AND OPPORTUNITIES

The City’s population has become more diverse since 2000, particularly the Hispanic and non-White
populations. The concentrations of minority populations still align with neighborhoods with higher
exposure to poverty and fewer resources and access to opportunities. The Hispanic and the Black
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population have lower scores for many of the HUD Indexes and socioeconomic indicators. The Hispanic
population also constitutes the fourth largest immigrant group in Troy, with many of them having limited
English proficiency.

According to RKG’s census tract analysis, Census Tracts 401, 402, 403, 404, and 407 east of The
Uncle Sam Bikeway and around and north of the City’s downtown area are exhibiting conditions of
higher poverty, lower levels of labor market engagement, poorer environmental health, concentrations
of minority households, and less home value appreciation. This may be partially due to the limited
affordable housing choices in other parts of the City.

The City’s 2018 Realize Troy Comprehensive Plan has made it a goal that “a variety of housing types
in terms of housing form, tenure and affordability will be promoted.” The Plan also mentions that “an
Affordable Housing Action Plan will be developed by the City and its housing partners to encourage
greater affordable options within the neighborhoods with mixed-income housing close to transit, local
amenities, and employment areas.” However, there is a lack of more detailed and specific policies to
promote a diversity of housing types to accommodate residents of various races, incomes, household
sizes, lifestyles, ages, and levels of ability and mobility throughout the City. The City should consider
creating concrete policies and action strategies for these goals and intervene with services and
investments to improve conditions for minority households in this part of the community. The City should
also increase quality affordable housing options in other parts of the City to allow for more fair
housing choices citywide for all people.

To achieve affordable housing on a scale that is commensurate with the need, development densities
are often required. Densities of 24 units per acre are typical apartment densities and should be
permitted throughout the City in appropriate locations. Currently, the City’s R3, R4, and R5 zones meet
such requirements, with the maximum density starting from 21.5 units per acre under the R3 zone and
going up to 120 units per acre for high-rise uses under the R5 zone. A review of the City’s zoning map
confirms that while there are several R3 and R4 zones on the west side of the City along the 5th
Avenue, between 103 Street and Middleburgh Street, just south of the downtown area, and
scattering on the east and south sides of the City. However, R1T and R2 zones are more prevalent
throughout the City, while there are fewer R4 zones and R5 zones are limited especially on the east
side of Troy. Multi-family zoning districts are appropriate where new highway interchanges with close
access to employment centers and near shopping and services. The City should consider other locations
to expand its higher density residential zoning throughout the community.

It is recommended that the City undertake the preparation of an affordable housing strategy to
identify ways to expand the supply and attract potential for-profit and non-profit development
partners. The City should also assist with the creation of neighborhood-based CHDOs to partner with
the City in this effort.

E. LIMITED ACCESS TO RESOURCES AND OPPORTUNITIES IN PUBLICLY SUPPORTED
HOUSING NEIGHBORHOODS

The Low Poverty Index, Labor Market Engagement Index, and Environmental Health Index all show
lower scores for census tracts with concentrations of publicly supported housing programs and Section
8 Voucher households compared to the rest of the City. These neighborhoods are generally located
west of The Uncle Sam Bikeway and have seen lower median household incomes and homeownership
rates. HUD discourages its recipients from targeting its CDBG funds in a way that encourages such
conditions.

As the City looks for new projects for their available funding, the City should consider increasing the
financial support for community-based nonprofit organizations, continue to seek additional funding
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sources such as by creating an Affordable Housing Trust Fund, and expand partnerships with regional
service providers to increase the support capacity for employment, housing, accessibility, mental
health, and substance abuse treatments. In addition, the City can explore alternative approaches such
as zoning revisions to require and incentivize citywide developer contributions to public improvements
targeting low- and moderate-income neighborhoods (such as tree planting, accessibility modifications,
snow removals, sidewalk constructions, etc.).

F. HOUSING CONDITION PROBLEMS IN SOME NEIGHBORHOODS

As discussed in the chapter on
Demographic and Housing
Condition Analysis, neighborhoods

Map 7-1

Percentage of

on the west side of the City with
concentrations of Section 8 Voucher
households and publicly supported
housing programs, as well as Census
Tract 414 have seen higher
percentages of their housing units
with one or more housing condition
issues (Map 7-1). These housing
units are also especially susceptible
to natural disasters and the impacts
of inclement weather. This finding
might point to the need for
expanding the Owner-Occupied

Household with
One or More
Housing Problems
(CHAS 2012-2016)
Troy, New York
Census Tracts
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— Highway
Streets
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Exterior Enhancement Program — not
only to improve owner-occupied
dwelling units with exterior issues in
designated target areas, but also
other units including rental housing
occupied by low- and moderate-
income households and individuals
throughout the City with various
rehabilitation needs. The
stakeholder interviews also reveal
that there is a lack of safe and
affordable rental options in Troy,
as the negligence of absent
landlords often contributes to this
issue. This also places an
impediment to fair housing choices
as the interviews reveal that many
Section 8 Voucher holders cannot
find housing because a lot of
residential rental properties have
housing condition problems that do o y j RKG
not qualify as per HUD’s : [ ] ! AROBIEE

— s - 2 Miles.
* &

requirements. 0 oz e TS

Interviews with Troy’s community

service organizations also reveal that it has been challenging to redevelop underutilized or vacant
residential properties into affordable housing, as the renovation and remediation costs are notably
high because a lot of homes are privately owned and are neglected for decades with serious housing
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e Learn about those who are different from me and celebrate those differences.

e Take a positive approach to fair housing practices and aspire to follow the spirit as well as
the letter of the law.

o Develop and implement fair housing practices for my firm to carry out the spirit of this
declaration.

The City of Troy should pariner with local housing service providers such as Troy Rehabilitation and
Improvement Program, Inc. (TRIP) to provide annual reminders to Realtors and property management
firms that they should promote Fair Housing practices and provide affirmative statements in their
marketing materials, brochures, website, and all their real estate listings.

In addition, the City currently does not have any partnership with fair housing counseling organizations
such as United Tenants of Albany, Inc. which provide fair housing education and housing discrimination
mediation. The City should consider allocating parts of its available funding to contract such
organizations to conduct direct outreach and education on fair housing issues, including tenant rights
and obligations, for both tenants and landlords. As some interviewed stakeholders noted, the lack of
accurate information for tenants has led to eviction risks that could have been avoided. Many residents
are late in rent payments as they thought they do not need to pay due to unemployment during the
COVID-19 pandemic. It is also beneficial for Troy to contract such organizations to provide
mediation/legal services for low- and moderate-income households in relation to fair housing issues.
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